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DEVITA RESIDENCE REMODEL
LAND USE FRONT SETBACK VARIANCE - FEBRUARY, 2021

DRAWING LIST

A0.0 COVER SHEET

A0.1 SURVEY

A1.1 SITE PLAN

A1.2 BUILDING HEIGHT CALCULATIONS

A1.3 WALL TYPES

A2.1 LOWER FLOOR PLAN

A2.2 FIRST FLOOR PLAN

A2.3 SECOND FLOOR PLAN

A4.1 ROOF PLAN

A5.1 EXTERIOR ELEVATIONS

A5.2 EXTERIOR ELEVATIONS

A6.1 BUILDING SECTIONS

A6.2 BUILDING SECTIONS

A6.3 BUILDING SECTIONS

A8.1 SCHEDULES

A11.1 INTERIOR PERSPECTIVES

A11.2 INTERIOR PERSPECTIVES

A11.3 AXONOMETRICS

A11.4 AXONOMETRICS

A11.5 PERSPECTIVES

XA1.4 Unnamed

PROJECT DESCRIPTION

THIS PROJECT CONSISTS OF A NEW TWO CAR GARAGE, AND A 
PARTIAL SECOND FLOOR ADDITION WITH A NEW EXTERIOR 
ELEVATED DECK / TERRACE. 

ADDRESS: 3835 139th PLACE SE, BELLEVUE, WA 98006

COUNTY TAX NO: 220650-0585

LEGAL DESCRIPTION:  LOT 6 BLOCK 10, EASTGATE ADDITION DIVISION K, 
ACCORDING TO THE PLAT THEROF RECORDED IN VOLUME 55 OF PLATS, PAGE 21 
THROUGH 22, IN KING COUNTY, WASHINGTON 

GENERAL CODE REQUIREMENTS

JURISDICTION: CITY OF BELLEVUE

SITE AREA: 9,540.75 SF.  (0.22 ACRES)

TOTAL AREA OF BUILDINGS ON SITE:

EXISTING: 1,250 SF.  
NEW ADDITION: 
GARAGE 638.68 SF 
BEDROOM ADDITION 78.30 SF 
SECOND FLOOR 638.00 SF
NEW ADDITION TOTAL: 1,354.98 SF   PROPOSED LOT COVERAGE = 20.62%

TOTAL IMPERVIOUS AREA ON SITE:
EXISTING: 1,695 SF    
NEW IMPERVIOUS: 200 SF  PROPOSED IMPERVIOUS SURFACE COVERAGE =40.48%

LIST OF CODES AND STANDARDS:
INTERNATIONAL RESIDENTIAL BUILDING CODE (IBC) 2015 EDITION
NATIONAL ELECTRIC CODE (NEC) 2017 EDITION
ANSI 117.1- 2020
2015 WASHINGTON STATE NON-RESIDENTIAL ENERGY CODE

OCCUPANCY CLASSIFICATIONS:  GROUP: SINGLE RESIDENCE - ZONING R-5

TYPE OF CONSTRUCTION: TYPE: II-B

LAND USE CLASSIFICATION: PER CHAR 20.20.010  RESIDENTIAL R-5
FRONT YARD : 10 FEET STEEP SLOPES CONDITION
SIDE YARDS : 5 FEET
REAR YARD : 20 FEET
BUILDING HEIGHT : 35 FEET SLOPE ROOFS
MAXIMUM IMPREVIOUS SURFACE : 55%

GENERAL NOTES

1. VERIFY AND COORDINATE SITE CONDITIONS AND DIMENSIONS.
BRING INCONSISTENCIES TO THE ATTENTION OF THE ARCHITECT
BEFORE PROCEEDING WITH WORK.

2. IMMEDIATELY BRING ERRORS AND OMISSION FOUND IN THESE
DRAWINGS TO THE ATTENTION OF THE ARCHITECT.

3. DO NOT SCALE DRAWINGS. FOLLOW DIMENSIONS SHOWN ON
DRAWINGS AND ACTUAL FIELD MEASUREMENTS.
NOTIFY ARCHITECT OF ANY DISCREPANCIES.

4. ALL DIMENSIONS ARE TO FACE OF STUD, FACE OF CONCRETE
AND MASONRY, FACR OF FRAMING, OR CENTERLINE OF COLUMNS,
UNLESS NOTED OTHERWISE.

5. COORDINATE SIZES AND LOCATIONS OF OPENINGS AND
ROUGH-INS FOR MECHANICAL EQUIPMENT WITH MECHANICAL
CONTRACTOR, AND SHOP DRAWINGS APPROVED BY ARCHITECT,
BEFORE PROCEEDING WITH WORK.

6. VERIFY SIZES AND LOCATIONS OF MECHANICAL EQUIPMENT
PADS, BASES, AND POWER FOR WATER AND DRAIN
INSTALLATION WITH EQUIPMENT MANUFACTURER BEFORE
PROCEEDING WITH WORK

7. COORDINATE EXACT LOCATION OF PLUMBING AND PIPING
WITH PLUMBING SUBCONTRACTOR.

1
PERPECTIVE PROPOSED DESIGN

LEGEND COMPLETE ANNOTATIONS

EXISTING HOUSE FRONT VIEW

EXISTING HOUSE REAR VIEW

VICINITY MAP

Revision Schedule

NO. Date Description



SCALE:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

PROJECT NUMBER:

ISSUE DATE:

DRAWN BY:

CHECKED BY:

STAMP:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

L
A
N

D
 U

S
E
 S

E
T

3855 139TH PLACE SOUTHEAST 
BELLEVUE, WA. 98006

3855 139TH PLACE SOUTHEAST 
BELLEVUE, WA. 98006

1" = 10'-0"

C
:
\
U

s
e
rs

\
c
a
rl

o
s
\
D

o
c
u
m

e
n
ts

\
R
e
v
it
 l
o
c
a
l 
fi
le

s
\
2
0
-
1
0
 d

e
V
it
a
\
D

e
V
it
a
 R

e
s
id

e
n
c
e
_
c
s
2
_
C
e
n
tr

a
l.
rv

t DEVITA

RESIDENCE

REMODEL

2-12-21

Author

Checker

20-01

SURVEY

A0.1
1" = 10'-0"

1
DEVITA RESIDENCE SURVEY

Revision Schedule

NO. Date Description



UP

NEW DECK

NEW 2 CAR 
GARAGE

NEW ADDITION

PR
O

PO
SED

 S
ET B

AC
K

6' -
 0

"

4' -
 0

"

S
ID

E
 S

E
TB

A
C

K

5'-0".

5' - 0"

FR
O

N
T S

ETBAC
K

20' -
 0

"

FR
O

N
T S

ETBACK S
TEEP S

LO
PES

10' -
 0

"

NEW ROCKARY 
WALL 3 ' HIGH

6' -
 0

"

EXISTING HOUSE

75' -
 0

"

FIN FLR ELEV. 373.91'

FIN. FLR. ELEV 373'

SCALE:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

PROJECT NUMBER:

ISSUE DATE:

DRAWN BY:

CHECKED BY:

STAMP:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

L
A
N

D
 U

S
E
 S

E
T

3855 139TH PLACE SOUTHEAST 
BELLEVUE, WA. 98006

3855 139TH PLACE SOUTHEAST 
BELLEVUE, WA. 98006

1" = 10'-0"

C
:
\
U

s
e
rs

\
c
a
rl

o
s
\
D

o
c
u
m

e
n
ts

\
R
e
v
it
 l
o
c
a
l 
fi
le

s
\
2
0
-
1
0
 d

e
V
it
a
\
D

e
V
it
a
 R

e
s
id

e
n
c
e
_
c
s
2
_
C
e
n
tr

a
l.
rv

t DEVITA

RESIDENCE

REMODEL

2-12-21

Author

Checker

20-01

SITE PLAN

A1.1
1" = 10'-0"

1
Site Plan height calculations

Revision Schedule

NO. Date Description



UP

NEW DECK

NEW 2 CAR 

GARAGE

NEW ADDITION

P
R
O

P
O

S
E
D
 S

E
T
 B

A
C
K

6' -
 0

"

4' -
 0

"

S
ID

E
 S

E
T
B
A
C

K

5
'-0

".

5
' - 0

"

F
R
O

N
T
 S

E
T
B
A
C
K

20' -
 0

"

F
R
O

N
T
 S

E
T
B
A
C
K
 S

T
E
E
P
 S

LO
P
E
S

10' -
 0

"

NEW ROCKERY 

WALL 3 ' HIGH

6' -
 0

"

EXISTING HOUSE

75' -
 0

"

FIN FLR ELEV. 373.91'

FIN. FLR. ELEV 373'

372.5

01

372.5

372.5

02

372.5

372.85

03

372.85

372.85

04

372.85

373

05

373

373.5

06

373.5

373.8

07

373.5

373

08

373

373

09

373

372

10

372

372

11

372

366

12

366

366

13

366

366

14

366

374

15

374

372

16

372

SCALE:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

PROJECT NUMBER:

ISSUE DATE:

DRAWN BY:

CHECKED BY:

STAMP:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

CONSULTANT:
NAME:
ADDRESS:

PHONE:
FAX:

L
A
N

D
 U

S
E
 S

E
T

3855 139TH PLACE SOUTHEAST 
BELLEVUE, WA. 98006

3855 139TH PLACE SOUTHEAST 
BELLEVUE, WA. 98006

1" = 10'-0"

C
:\

U
s
e
rs

\c
a
rl

o
s
\D

o
c
u
m

e
n
ts

\R
e
v
it
 l
o
c
a
l 
fi
le

s
\2

0
-1

0
 d

e
V
it
a
\D

e
V
it
a
 R

e
s
id

e
n
c
e
_
c
s
2
_
C
e
n
tr

a
l.
rv

t DEVITA

RESIDENCE

REMODEL

2-12-21

Author

Checker

20-01

BUILDING

HEIGHT

CALCULATIONS

A1.2
1" = 10'-0"

1
Site Plan

BUILDING HEIGHT

TAG

EXIST.

ELEVATION

PROPOSED

ELEV

01 372.5 372.5

02 372.5 372.5

03 372.85 372.85

04 372.85 372.85

05 373 373

06 373.5 373.5

07 373.8 373.5

08 373 373

09 373 373

10 372 372

11 372 372

12 366 366

13 366 366

14 366 366

15 374 374

16 372 372

5945 5944.7TOTAL

CALC. 5945/16         5944.7/16

AVG. ELEV. 371.56 FT     371.54 FT

R5 ZONING 
BASIC HEIGHT ALLOWABLE: 35' PITCHED ROOF
(PER LUC 20.20.10)

AVG EXISTING GRADE: 371.54'
HIGHEST ROOF HEIGHT: 395.89'

BUILDING HEIGHT (DIFFERENCE): (395.89'-371.54')= 24.35' < 35'
COMPLIANT:       YES, UNDER 20.20.740.3.b

INTERNATIONAL BUILDING CODE: 

BUILDING HEIGHT
IBC 504 AND TABLE 504.3

OCCUPANCY GROUP: SINGLE RESIDENCE R-5

BUILDING CONSTRUCTION TYPE II B – NON RATED

ALLOWABLE BUILDING HEIGHT:

TOTAL ALLOWABLE BUILDING HEIGHT (FEET) / STORIES= (35’)  MID POINT OF SLOPE ROOF

GRADE PLANE CALCULATION:
PER IBC 2015 SECTION 202 THE GRADE PLANE IS CALCULATED AS THE AVERAGE OF FINISHED GROUND 
LEVEL ADJOINING THE BUILDING AT EXTERIOR WALLS. WHERE THE FINISHED GROUND LEVEL SLOPES AWAY 
FROM THE EXTERIOR WALLS, THE REFERENCE PLANE SHALL BE ESTABLISHED BY THE LOWEST POINTS 
WITHIN THE AREA BETWEEEN THE BUILDING ... AND A POINT 6 FEET FROM THE BUILDING.

PER THE PLAN AND TABLES ON THIS SHEET THE GRADE PLANE = 371.54'

BUILDING HEIGHT CALCULATION:
PER SECTION 202 GRADE PLANE DEFINITION

LOWER LEVEL AT ELEV 366' 

MAIN LEVEL AT ELEV 373.91' 

UPPER LEVEL AT ELEV 382.91' 

BUILDING HEIGHT FROM GRADE PLANE TO 
AVG. ELEVATION OF HIGHEST SLOPING BUILDING ROOF: 24.35'

ELEVATION OF TO HIGHEST ROOF RIDGE: 24.35'

MAXIMUM BUILDING HEIGHT : 35'
COMPLIANT: YES

CITY OF BELLEVUE LAND USE: 

BUILDING HEIGHT
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WALL AND PARTITION TYPE

GENERAL NOTES:

ACRONYM: STANDARD:

CODE ANALYSIS DRAWINGS SEE DWG A0.1   

WP GYPSUM ASSOCIATION, FIRE RESISTANCE DESIGN MANUALFOR WALLS 
AND PARTITIONS. LATEST EDITION

UL

ICBO: INTERNATIONAL CONFERENCE OF BUILDING OFFICIALS

WALLS & PARTITIONS ARE DIMENSIONED ON THE PLANS TO FACE OF STUD UNLESS SHOWN 
OTHERWISE.  WALLS & PARTITIONS NOT DIMENSIONED ARE LOCATED BY COLUMN 
CENTERLINE, WINDOW MULLION OR OTHER SUCH OBVIOUS REGULATOR.  GENERAL 
CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING THE WALL AND PARTITION 
LAYOUTS.

DIFFERING WALL & PARTITION TYPES SHALL ALIGN SO WALL PLANES CONTINUE UNBROKEN 
WITHIN ROOMS AND ADJACENT FACE OF FINISHES ALIGN UNLESS OTHERWISE INDICATED.

EXTEND ALL WALLS FULL HEIGHT TO UNDERSIDE OF FLOOR DECK OR ROOF DECK 
STRUCTURE.  ALL INTERIOR PARTITION FRAMING SHALL EXTEND FULL HEIGHT TO 
UNDERSIDE OF FLOOR DECK OR ROOF DECK AT ONE SIDE ONLY.  UNLESS NOTED 
OTHERWISE.

T -   THERMAL INSULATION OF R-VALUE AS INDICATED BY THE WALL AND PARTITION 
TYPE IS TO BE INSTALLED IN ALL EXTERIOR WALLS, UNLESS NOTED OTHERWISE ALL 
OTHER PARAMETERS OF THE WALL AND PARTITION TYPE REMAIN UNCHANGED.

WALL AND PARTITION SCHEDULE FORMAT IS DIVIDED INTO TWO MAIN PARTS. THE TOP 
PART LISTS TESTS, CONSTRUCTION COMPONENTS AND FUNCTIONAL REQUIREMENTS.  THE 
BOTT. PART INCLUDES A DRAWING OF THE PARTITION IN PLAN VIEW AND DRAWING 
NOTES.

A. (GWB) SHALL BE STANDARD GYPSUM WALLBOARD (GWB) CONSISTING OF A PAPER 
FACED, GYPSUM CORE PANEL AT ALL TYPICAL NON-FIRE-RATED WALL ASSEMBLIES 
MINIMUM.B. (GWB-X) SHALL BE FIRE-RATED TYPE-X GYPSUM WALLBOARD CONSISTING OF A 
SPECIALLY TREATED PAPER FACE AND GYPSUM CORE PANEL AT ALL FIRE RATED WALL 
ASSEMBLIES.

ALL EXISTING WALLS TO REMAIN ARE DESIGNATED WITH THE PREFIX "E" U.N.O..

CONTRACTOR IS RESPONSIBLE TO MAKE ALL FLOORS THAT RECEIVE NEW WORK LEVEL.

IBC INTERNATIONAL BUILDING CODE, TABLES 601 & 602, RATED FIRE-
RESISTIVE PERIODS FOR VARIOUS WALLS AND PARTITIONS

UNDERWRITERS LABORATORIES, FIRE RESISTANCE DIRECTORY FOR 
WALLS AND PARTITIONS

SEE FINISH SCHEDULE FOR MATERIALS APPLIED TO WALL TYPE; I.E. TILE, PAINT. FINISH 
WHERE OCCURS IS INDICATED BY A DASHED LINE.

FIRE TEST AND SOUND TEST NUMBERS ARE BASED ON PUBLISHED STANDARDS FROM THE 
FOLLOWING ASSOCIATIONS:

S -   SOUND CONTROL BATT INSULATION, FOR THIS WALL & PARTITION TYPE, IS TO 
BE INSTALLED WHERE THIS SUBSCRIPT APPEARS.  SOUND CONTROL BATT INSULATION 
SHALL BE AS SPECIFIED UNLESS OTHERWISE NOTED ON THIS SCHEDULE.  ALL 
PARTITION PENETRATIONS TO BE ACOUSTICALLY SEALED.  ALL OTHER PARAMETERS OF 
THE WALL & PARTITION TYPES REMAIN UNCHANGED.

PROVIDE 1/2" GAP OR MOISTURE BARRIER BETWEEN DRYWALL AND FLOOR.

"GWB" (GYPSUM WALL BOARD) IS USED GENERICALLY IN THE WALL & PARTITION TYPE 
SCHEDULE AND REPRESENTS A VARIETY OF GYPSUM AND CEMENTITIOUS BOARD 
PRODUCTS.  THESE INCLUDE THE FOLLOWING AND THEIR FIRE RATED COUNTERPARTS AS 
SPECIFIED:

SEE SHEET A2.10 FOR FINISH SCHEDULE.

SEE SHEET A8.00 FOR DOOR SCHEDULE.

WALL AND PARTITION TYPES ARE REFERENCED BY A WALL & PARTITION TYPE SYMBOL 
CONTAINING THE ASSEMBLY IDENTIFICATION NUMBER

WALL & PARTITION TYPES ARE CONTINUOUS TO THE UNDERSIDE OF DECK UNLESS 
REFERENCED OTHERWISE.

WALL & PARTITION TYPES ARE DEFINED FOR EACH CONDITION IN THE PROJECT. 
CONSTRUCTION COMPONENTS INDICATED ARE THE MINIMUM THAT WILL BE ACCEPTED 
FOR EACH SPECIFIC WALL & PARTITION TYPE.  EXCEPTIONS TO THESE COMPONENTS ARE 

NOTED BY A SUBSCRIPT TO THE WALL & PARTITION TYPE SYMBOL AND INDICATE THE 
FOLLOWING:

C. (MR-GWB) SHALL BE A GYPSUM WALLBOARD WITH A MOISTURE RESISTANT PAPER 
FACE AND GYPSUM CORE PANEL AT ALL PLUMBING AND WET WALL CONDITIONS NOT 

SCHEDULED TO RECEIVE CERAMIC TILE.

D. (GBB) SHALL BE TILE BACKER BOARD WHERE SCHEDULED TO RECEIVE ALL CERAMIC 
TILE.
E. (VPBB) SHALL BE VENEER PLASTER BACKER BOARD WHERE SCHEDULED TO RECEIVE 
VENEER PLASTER.

VAPOR RETARTER: INSTALL AT WARM SIDE OF ROOM AT EXTEROIR WALL AND 
ROOF/CEILING ASSEMBLIES.

CONTROL JOINTS:  INSTALL CONTROL JOINTS AT EACH SIDE OF DOOR AND RELITE WALL 
OPENINGS AND AT BOTH SIDES OF WALL.  WHERE CEILING HEIGHT EXCEEDS 5 FT ABOVE 
THE DOOR OR RELITE OPENING, INSTALL HORIZONTAL CONTROL JOINT TO INTERCEPT 

VERTICAL JOINTS.  HORIZONTAL CONTROL JOINTS SHALL BE LOCATED BY ARCHITECT WHEN 
NOT SHOWN ON INTERIOR ELEVATIONS.  ADDITIONAL CONTROL JOINT CRITERIA SPECIFIED 
IN PROJECT SPECIFICATIONS.

INTERIOR WALLS

TYPICAL INTERIOR WALL TYPE          MAY NOT ALWAYS BE REFERENCED ON DRAWINGS BY 
A WALL TYPE SYMBOL

EXTERIOR WALLS
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SOUND:
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FACING MATERIAL      /      THICKNESS

91
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FIRE:

SOUND:
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NONE

NONE

1HR

1/2" GYP. BOARD

2X4 WD. STUD 
@ 16" O.C.

1/2" GYP. BOARD

1/2" GYP. BOARD

2X4 WD. STUD 
@ 16" O.C.

1/2" GYP. BOARD

INSULATION

1/2" GYP. BOARD

2X4 WD. STUD 
@ 16" O.C.

1/2" GYP. BOARD

INSULATION

1/2" GYP. BOARD

2X6 WD. STUD 
@ 16" O.C.

1/2" GYP. BOARD

WD. SIDING

2X6 WD. STUD 
@ 16" O.C.

1/2" GYP. BOARD

INSULATION

1/2" PLYWOOD

10" CONC.

WD.  2X4 STUDS @ 16" O.C.
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SCHEDULES

A8.1

Door Schedule

Door
Number

Door
Type Door Size

Frame
Type

Details Finish

Head Jamb Sill Comments

008 1 30" x 84" WD

008.1 2 68" x 80" WD

100 3 36" x 84" WD

102 4 68" x 84" WD

103 3 36" x 84" WD

103.1 4 68" x 84" WD

105 1 30" x 84" WD

107 1 30" x 84" WD

109.1 5 9' Wide WD

109.2 5 9' Wide WD

201 6 60" x 84" WD

202 1 30" x 84" WD

203 1 30" x 84" WD

203.1 4 68" x 84" WD

Door Schedule

Door
Number

Door
Type Door Size

Frame
Type

Details Finish

Head Jamb Sill Comments

(E)003 38 30" x 80" WD

(E)004 38 30" x 80" WD

(E)005 38 30" x 80" WD

(E)006 38 30" x 80" WD

(E)007 38 30" x 80" WD

(E)009 38 30" x 80" WD

(E)010 2 68" x 80" WD

(E)011 55 60" x 80" WD

(E)013 2 68" x 80" WD

(E)100 3 36" x 84" WD

(E)102 3 36" x 84" WD

(E)102.1 1 30" x 84" WD

(E)103 1 30" x 84" WD

(E)104 1 30" x 84" WD

(E)105 1 30" x 84" WD

Window Schedule

Type Mark

Rough Opening

Type

Detail Glazing

CommentsWidth Height Head Jamb Sill Type

1 2' - 0" 2' - 0" Fixed with Trim

2 3' - 0" 4' - 0" Fixed with Trim

3 3' - 0" 6' - 0" Casement with
Trim

4 3' - 0" 6' - 0" Double Hung
with Trim

5 3' - 0" 2' - 0" Fixed with Trim

6 7' - 0" 3' - 6" Fixed with Trim

E1 5' - 0" 3' - 6" Fixed with Trim

E2 3' - 0" 3' - 0" Fixed with Trim

Room Finish Schedule

Room
Number Room Name

Finish

CommentsFloor Base Wall Ceiling
Ceiling
Height

109 GARAGE

101 LIVING ROOM

102 KITCHEN

103 MASTER SUITE

105 BATH

100 FOYER

107 TOILET

108 CLO

106 TOILET

104 DRESSING

004 BEDROOM / EXERCISE

200 LOFT

201 CLOSET

202 BATH

203 BEDROOM

204 WALK IN CLO.

205 TERRACE

007 LAUNDRY

005 BATH

003 BEDROOM

001 RECREATION

006 FURNACE

011 CLO

009 BATH

008 BEDROOM

010 HALLWAY

012 TERRACE

013 CLOSET

102.1 PANTRY

Area Schedule (Gross Building)

Number Name Area Area Type

1 LOWER FLOOR 1255 SF Gross Building Area

2 MAIN FLOOR 1015 SF Gross Building Area

3 SECOND FLOOR 638 SF Gross Building Area

1/8" = 1'-0"
1

LOWER LEVEL PLAN
1/8" = 1'-0"

2
FIRST FLOOR PLAN

1/8" = 1'-0"
3

SECOND FLOOR
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20.30G.120 Purpose.  

A variance is a mechanism by which the City may grant relief from the provisions of the Land Use Code where practical 

difficulty renders compliance with the provisions of that Code an unnecessary hardship, where the hardship is a result of 

the physical characteristics of the subject property and where the purpose of that Code and of the Comprehensive Plan can 

be fulfilled. 

 

20.30G.140 Decision criteria. 

Decision criteria. 

 

The Director may approve or approve with modifications an application for a variance from the provisions of the Land 
Use Code if: 

A. General. 

1. The variance will not constitute a grant of special privilege inconsistent with the limitation upon uses of other properties 

in the vicinity and land use district of the subject property; and 

We are requesting to modify the 75 feet structure set back buffer for steep slope critical area (75 feet required). We 

are also requesting a variance to reduce of the 20 feet front yard setback.  

We believe our proposal will not constitute a grant of special privilege inconsistent with the limitation upon uses of 

other properties in the vicinity and land use district of the subject property because the two-car garage proposal is 

consistent with all the neighborhood houses which contain and were developed and continued to be given the 

privilege to the new developers of constructing a two-car garage.  

We also believe the steep slope is within the right way of the city. We believe widening the road will need a major 

retaining wall at our client’s property creating more aesthetics problems not to mention being a very expensive 

solution. The present stable natural steep slope creates an aesthetic transition from the road to the property that we 

believe should be preserved because the present traffic flow appears to have worked for many years in this 

intersection.    

2. The variance is necessary because of special circumstances relating to the size, shape, topography, location or 

surroundings of the subject property to provide it with use rights and privileges permitted to other properties in the vicinity 

and in the land use district of the subject property; and 

We believe the request for a variance on this property is necessary because of special circumstances related to the 

size, shape, and topography, location or surroundings of subject property to provide it with the use rights and 

privileges permitted to other properties in the vicinity and in the land use district of subject property is consistent 

with the developments on similar single project residence in the same neighborhood for the following reasons: 

1. The existing property is the existing house is almost completely within the 75’ toe of slope setback. 

2. The two-car garage is within “the use rights and privileges permitted to other properties in the vicinity and 

in the land used district of the subject property”. Many residences and properties built in this 

neighborhood have a two-car garage. Some newly developed sites approved by the city have three car 

garages. We find not allowing our client to build a two-car garage will restrict the use rights and privileges 

given to their neighbors by the city of Bellevue.  

3. We understand that a geotechnical report will help the Director to determine if the variance structure setback 

can be granted.  In the materials attached to this application you will see the proposed two car garage does 

not disturb the toe of the steep slope (as part of Critical Area). You will also note that the lower 4 feet of the 

new garage wall can easily be constructed as a concrete retaining wall to help stabilize the slope and protect 

the structure.  

3. The granting of the variance will not be materially detrimental to property or improvements in the immediate vicinity of 

the subject property; and 

1. We also requesting for the variance to be granted to our client because it will not “be materially detrimental 

to the property or improvements in the immediate vicinity of subject property.” Because the two-car garage 

addition is not affecting the integrity of either properties to the east and west of our client’s property, and 

such addition will not be materially detrimental our clients’ neighbors.  

2. The garage roof line will be below a driver’s or pedestrian’s eye level as you can see in the sections 

attached. 

4. The variance is not inconsistent with the Comprehensive Plan; and 

1. A single family function is consistent with the comprehensive plan for this site and improvements like a two 

car garage are consistent with neighboring single family uses. 

B. Additional Decision Criteria – Variances from Provisions of Part 20.25H LUC. 

1. A variance to the requirements of Part 20.25H LUC may be granted only if the applicant demonstrates that a variance 



 

 

from other provisions of the LUC, where allowed under this part or Part 20.30H LUC, is not feasible. For purposes of this 

section, variances from the other provisions of the LUC shall be considered not feasible only when, considering the 

function to be served by the proposal, a variance to other provisions of the LUC, including non-critical area setbacks, will 

not realize the intended function of the proposal; and 

1. The proposed two-car garage will not disturb or modified the steep slope. It will add a garage in what is 

today a steep slope setback. (The entire house is within the setback). The new structure will not disturb the 

toe of the existing steep slope and if the geotechnical report requires some mitigation, our client is ready to 

build the exterior wall facing the steep slope with a 4 feet high concrete wall facing the toe of the existing 

steep slope.  

2. 20.25H.055 B under the Geologic Hazard Areas states that an expansion of existing single family primary 

structures can be allowed in a critical area buffer or critical area structure set back if it meets the criteria 

under 20.25H.055 C.3n and 20.25H.125. 

020.25H.055 C.3n. 

Expansion of Existing Single-Family Primary Structures into Critical Area Buffer and Critical Area Structure 
Setback. Expansion into the critical area buffer and critical area structure setback may be allowed, pursuant to 

a Critical Areas Land Use Permit, where expansion outside of the critical area buffer and critical 

area structure setback is not feasible and where the purpose of the expansion is to serve a function that is an 

essential component of a single-family residence. Expansion into the critical area is prohibited. 

Any expansion must comply with all other applicable requirements of the code, including LUC 20.20.010. 

1. As stated above we believe a two-car garage providing an additional secure parking stall is essential if our 
client is to be treated equitably with neighboring properties with two and three-car garages, which are 
regularly approved. 

020.25H.055 C.3n i. Where allowed, expansions into the critical area buffer and critical 

areas structure setback shall be limited as follows: 

(A) The expansion shall be along the existing building line parallel to the edge of the critical area, unless 

such expansion is not feasible. Only when such expansion is not feasible may expansion encroach further into 

the critical area buffer and critical area structure setback. 

1. The proposed two-car garage cannot be located anywhere else on the site due to the unique topography 
of the driveway, position of the house on the site, and required maneuvering clearances. 

(B) Expansions shall be the minimum necessary to achieve the intended functions of the expansion, but in no 

event may the footprint expansion within the critical area buffer and critical area structure setback exceed 500 

square feet over the life of the structure. Expansions into stream critical area buffers allowed pursuant to 

the City’s previous critical areas regulations (prior LUC 20.25H.085.B) shall be included in determining the 

allowed lifetime expansion; and 

1. As stated above the entire house is within the critical area structure setback of 75 feet from the toe of the 
critical area. The critical area in this property is part of a Geologic Hazard Area per 20.20H.120. 

(C) Areas of new permanent disturbance and all areas of temporary disturbance within the critical area buffer 

shall be mitigated and/or restored pursuant to a mitigation and restoration plan meeting the requirements of 

LUC 20.25H.210. 

1. The slope adjacent to our client’s property does not exhibit any water or instability that we can observe. 
However, as required we will have a geotechnical report available to you in the full application. 

20.25H.065 Uses and development within critical area buffer or critical area structure setback not allowed pursuant 

to LUC 20.25H.055. 

This section applies to uses and development legally established within the critical area or critical area buffer prior to 

https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
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https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.046__454e7351c6ac0768d6108d7cfcee957a
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.032__7d7c0125340167fb3baa660f4bbc7900
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.046__454e7351c6ac0768d6108d7cfcee957a
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.016__353634b687dc860e1b278ee47c43ba4f
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.20.010
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.046__454e7351c6ac0768d6108d7cfcee957a
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.046__454e7351c6ac0768d6108d7cfcee957a
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.046__454e7351c6ac0768d6108d7cfcee957a
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.25H.075.A
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__57d056ed0984166336b7879c2af3657f
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.25H.085.B
https://bellevue.municipal.codes/LUC/20.50.018__47e8426faae2aa682c3096c3e32d3956
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.034__05b12fcc019db2164e02024fe9578620
https://bellevue.municipal.codes/LUC/20.25H.210
https://bellevue.municipal.codes/LUC/20.50.016__330f49df8243756a8a4dc7f7f7ee6dfe
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543
https://bellevue.municipal.codes/LUC/20.50.014__6b80bb7747129f66efc03530da19b543


 

 

August 1, 2006, and which are not included as an allowed use or development in LUC 20.25H.055. See performance 

standards at LUC 20.25H.180 for provisions relating to the repair, remodeling, expansion or reconstruction 

of structures located in the frequently flooded areas. Any alterations to existing development allowed under this section 

shall also comply with provisions for the frequently flooded areas. In the event of conflict, the provisions that result in the 

most protection for the critical area or critical area buffer shall govern. 

A. Existing Primary Structures. See LUC 20.25H.035.B 

B. Existing Nonprimary Structures. A structure, other than a primary structure, legally established within a critical 

area, critical area buffer or critical area structure setback prior to August 1, 2006, shall be considered a nonconforming 

structure. If no modifications to a nonconforming structure are proposed, then the structure may continue without coming 

into compliance with the regulations of this part. Compliance may in whole or in part be required when changes to 

a structure are proposed, as follows: 

1. Repair and remodeling of a nonconforming structure is limited to minor, nonstructural repairs, and repairs of 

mechanical systems within or supporting the accessory structure. If repair or remodeling exceeds these limits, 

the structure shall be brought into compliance with existing Land Use Code requirements, including requirements of this 

part. 

1. We understand the existing house is a non-conforming primary structure and that the deck and 

carport are existing non-conforming non-primary structures. We are proposing adding a new deck to 

the back of the house and made no alterations to the existing house except replacing some windows and 

re-roofing, and therefore we are requesting this addition be granted for the reasons stated in this 

memo. 

2. We are also proposing adding a new two car garage. The existing non-primary carport structure is too 

small to accommodate a truck and expanding it to fit a truck would make the existing uncovered 

parking area too small for a standard car unless both are enclosed as a two car garage.  

2. Expansion of existing nonconforming structures, other than as allowed under LUC 20.25H.055, into the critical 

area or critical area buffer is prohibited. 

1. The property was constructed prior to August 1st, 2006. We understand the garage addition is a 

nonconforming structure, as well as it is a non-primary structure under the LUC and any expansions is 

prohibited. However, we believe a “variance is necessary because of special circumstances relating to the 

size, shape, topography, location or surroundings of the subject property to provide it with use rights and 

privileges permitted to other properties in the vicinity and in the land use district of the subject property.” 

And therefore, we are requesting such variance should be granted. 

3. If an existing nonconforming structure is destroyed by fire, explosion or other unforeseen circumstance 

requiring repairs consistent with those allowed under subsection B.1 of this section, it may be repaired within the footprint 

existing at the time of destruction; provided, that such repair is commenced within one year of the date of destruction and 

diligently pursued. Areas of temporary disturbance resulting from the reconstruction shall be restored pursuant to 

a mitigation plan approved by the Director under LUC 20.25H.210. If such a structure is destroyed and requires structural 

or other repairs more extensive than those allowed under subsection B.1 of this section, then any reconstruction of 

such structure shall be in compliance with existing Land Use Code requirements, including requirements of this part. 

1. Non applicable 

The critical areas report process may not be used to modify the provisions of this subsection B. 

C. Nonconforming Sites. Nonstructural development legally established within a critical area or critical area buffer prior 

to August 1, 2006, shall be considered a nonconforming site condition. A nonconforming site condition may not be 

changed unless the change conforms to the regulations of this code. (Ord. 6417, 5-21-18, § 29; Ord. 5680, 6-26-06, § 3) 

 
20.25H.120 Designation of critical area and buffers. 

B. Geologic Hazard Area Buffers. The following critical area buffers are established: 
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1. General Geologic Hazard Critical Area Buffers. 

a. Landslide hazards: Top-of-slope buffer of 50 feet. 

b. Steep slopes: Top-of-slope buffer of 50 feet. 

2. Existing Development. Where a primary structure legally established on a site prior to August 1, 2006, encroaches into 

the critical area buffer established in subsection B.1 of this section, the critical area buffer and structure setback shall be 

modified to exclude the footprint of the existing structure. Expansion of an existing structure into the critical 

area buffer shall be allowed only pursuant to the provisions of LUC 20.25H.065. 

1. This property was constructed prior to August 1st, 2006. The existing House encroaches on the critical 

area structure setback.  

2. We are requesting modification of the structure set back based on paragraph 2.  

3. We are requesting the expansion of the existing structure. i.e., new two car garage be allowed 

according to paragraph 2 above. 

4. Steep slopes are defined under 20.20H.120 as a slope of 40% or more that have a rise at least of 10 feet 
and exceed 1,000 sf. in area. The slope identified in the city GIS is adjacent to our client’s property and it 
has a slope varying along it’s length with a worst case of approximately 62.5 % and an area of roughly 
1,735 SF. The proposed two-car garage presently has an area of 560 sf (half of which is the existing carport 
area). We will reduce the area to 499 SF so that meets this criterion.  In addition, this slope contains 10 
trees varies from 22” caliber to 8” caliber DEC trees. The root systems of these trees are helping to 
stabilize the slope and should be protected.  

3. Buffer Modification. Modifications to the geologic hazard critical area buffer may be considered through a critical 

areas report, LUC 20.25H.230. 

Non-Critical Areas setback variance information: 

C. Structure Setbacks. 

1. General. The requirements of this section apply along with any other dimensional requirements of the Land Use Code 

(see LUC 20.20.010, 20.20.130, 20.20.190 and Parts 20.25A through 20.25G). The most restrictive dimension 

controls. Structure setbacks are required in order to: 

1. Section 20.20.010 requires a 20 feet front yard setback.  We are requesting the 20 feet front yard be 

reduced to 6 feet for the following reasons: 

a. We believe the additional car stall is essential to a modern single-family residence in the city of 

Bellevue. In today’s world a family needs a minimum of two car garage.  

b. The 6 feet front setback will still result in an effective setback of over 20 feet from the typical city 

Right of Way uses and functions, current and future (ie. meters, sidewalk, etc). 

c. We believe granting this variance will not result on “giving special privileges” to our client, and it 

will not be detrimental to the character of the neighborhood. It will be the result of the unique 

circumstances of this property in relationship to a steep slope located within the city Right of Way.  

a. Minimize long-term impacts of development adjacent to critical areas and critical area buffers; and 

1. We believe the proposed addition will minimize the long-term impacts of the steep slope presently adjacent 

to the property. We believe the addition of retaining wall as part of the exterior wall of the garage will 

eliminate such potential impact.  

b. Protect critical areas and critical area buffers from adverse impacts during construction. 

1. During construction we will protect the steep slope to create any adverse impact to the existing condition.  

2. Minimum Setback of Structures. 
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a. Landslide hazards: Determined based on site-specific geotechnical studies to reflect site characteristics, 

including site topography and conditions that may be conducive to fast moving, shallow debris slides and flows. 

2. We believe this is not applicable, however we understand, the geotechnical report will help establish if this 

criteria.  

b. Steep slopes: Toe-of-slope setback of 75 feet. 

1. We are requesting modification of the critical area buffer of 75 feet based on 20.25H.120 paragraph 2. 

 

3. Structure Setback Modification. Structure setbacks may be modified only through an approved critical 

areas report. (Ord. 6417, 5-21-18, § 39; Ord. 5680, 6-26-06, § 3) 

 

1. A report would be developed for the variance application. What criteria beyond geotechnical and the 

attached survey might be required? 

20.25H.125 Performance standards – Landslide hazards and steep slopes. 

In addition to generally applicable performance standards set forth in 

LUC 20.25H.055 and 20.25H.065, development within a landslide hazard or steep slope critical area or the critical 

area buffers of such hazards shall incorporate the following additional performance standards in design of 

the development, as applicable. The requirement for long-term slope stability shall exclude designs that require regular and 

periodic maintenance to maintain their level of function. 

A. Structures and improvements shall minimize alterations to the natural contour of the slope, and foundations shall be 

tiered where possible to conform to existing topography; 

1. We are not planning to touch or disturb the existing steep slope.  

B. Structures and improvements shall be located to preserve the most critical portion of the site and its natural landforms 

and vegetation; 

1. We are planning to preserve the existing natural trees ranging from 8”-22” caliber as well as, the 

existing fire hydrant, water meter and power pole located in this steep slope. 

C. The proposed development shall not result in greater risk or a need for increased buffers on neighboring properties. 

1. The two-car garage will result not in a greater risk or buffers on neighboring properties. 

D. The use of retaining walls that allow the maintenance of existing natural slope area is preferred over graded artificial 

slopes where graded slopes would result in increased disturbance as compared to use of retaining wall. 

1. The two Car Garage will not encroach on the steep slope. However, we will get a geotechnical report, 

and we are proposing building a 4 feet high concrete wall as part of the exterior wall of the garage 

adjacent to the slope.  

2. The present steep slope has a small 2 feet high rockery wall that we are not planning to disturb.  

E. Development shall be designed to minimize impervious surfaces within the critical area and critical area buffer; 

1. The existing impervious surfaces will be maintained. The garage will be built where a carport and concrete 

parking slab are located. 

F. Where change in grade outside the building footprint is necessary, the site retention system should be stepped and 

regrading should be designed to minimize topographic modification. On slopes in excess of 40 percent, grading 

for yard area may be disallowed where inconsistent with this criteria; 

1. We are not planning to do any regrading outside the building footprint.  
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G. Building foundation walls shall be utilized as retaining walls rather than rockeries or retaining structures built 

separately and away from the building wherever feasible. Freestanding retaining devices are only permitted when they 

cannot be designed as structural elements of the building foundation; 

1. See above.  

H. On slopes in excess of 40 percent, use of pole-type construction which conforms to the existing topography is required 

where feasible. If pole-type construction is not technically feasible, the structure must be tiered to conform to the existing 

topography and to minimize topographic modification; 

1. We are not touching or disturbing the existing steep slope. 

I. On slopes in excess of 40 percent, piled deck support structures are required where technically feasible for parking or 

garages over fill-based construction types; and 

1. Not applicable. 

 

J. Areas of new permanent disturbance and all areas of temporary disturbance shall be mitigated and/or restored pursuant 

to a mitigation and restoration plan meeting the requirements of LUC 20.25H.210. (Ord. 5680, 6-26-06, § 3) 

 

1. Not applicable 
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